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Vicinity Map 

38.0 ACRE SITE – PARCEL: 3626059003 – R-6 (Single-Family Urban Residential)
Education Hill Neighborhood 

Category III Wetland w/150-foot buffer and Type III Stream w/ 100-foot buffer

Proposed IL bldg.
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Proposal
• 38.0 ACRE SITE – APN: 3626059003
• R-6 (SINGLE FAMILY URBAN RESIDENTIAL) Zone within the 

Education Hill Neighborhood
• A 70,638 SQ. FT. INDENDANT LIVING BUILDING WITH 42 

UNITS AND A 44,149 SQ. FT. ASSISTED LIVING BUILDING 
WITH 54 UNITS

• CRITICAL AREAS: CLASS III STREAM WITH A 100-FOOT 
BUFFER, CATEGORY III WETLAND WITH A 150-FOOT 
BUFFER AND IS LOCATED IN WELLHEAD PROTECTION 
ZONES THREE (3) AND FOUR (4)

• TREE RETENTION IS AT 86% WHEREAS 35% IS THE 
MINIMUM REQUIRED BY CODE

• SEPA: DNS - DETERMINATION OF NON-SIGNIFICANCE WITH 
COMMENT PERIOD



Background

• APPLICATION COMPLETENESS DATE: June 4, 2018
• NOTICE OF APPLICATION:  June 21, 2018
• NEIGHBORHOOD MEETINGS: August 21, 2017, 

May 10, 2018 & July 26, 2018
• SEPA DETERMINATION ISSUED: July 26, 2018
• SEPA APPEAL DEADLINE: August 23, 2018
• SEPA APPEAL RECEIVED:  August 22, 2018
• NOTICE OF PUBLIC HEARING: December 17, 2018
• PUBLIC HEARING DATE: January 7, 14, & 28 2018



Site Plan

ASSISTED LIVING BLDG.

INDEPENDENT LIVING BLDG.



Tree Retention Plan
Assisted Living Bldg.



Tree Retention Plan
Independent Living Bldg.



Landscape Plan
Assisted Living Bldg.



Landscape Plan
Independent Living Bldg.



SUMMARY OF THE MOST COMMONLY HEARD COMMENTS:
1. Concerns of the proposed development being located in the green belts.

2. Concerns about the proposed development not being in character with the surrounding neighborhood.

3. Concerns about the proposed development not being compatible with the surrounding neighborhood. 

4. Concerns about the proposed development and the increase in traffic.

Neighborhood Comments



C.U.P. Decision Criteria

1. The Conditional Use is consistent with the Redmond Zoning Code and the Comprehensive 
Plan;

Response:  The Retirement Residences use including the two proposed buildings 
(Assisted and Independent living) buildings are located in the Education Hill in 
Neighborhood, as identified in the Redmond Comprehensive Plan, Map NP-1.  The 
applicable City-wide and Neighborhood specific Comprehensive Plan policies are met by 
this proposal.  Specifically, staff finds compliance with the following policies:
a.  H0-2: The proposed project would add 54 assisted living and 42 
independent living units to the Emerald Heights campus and to the City of 
Redmond. Emerald Heights is required to provide affordable units as a part of their 
development and is certified every year with the Washington State Housing Finance 
Commission.  Therefore, Housing Elements 2 is supported by the proposed additional 
housing units that target Countywide Planning policies for low and moderate-income 
households.  
b. H0-26:  The Washington State Housing Finance Commission annually certifies that 
Emerald Heights meets a requirement for proof of compliance with affordable housing.  The 
proposed 54 assisted living units and proposed 42 independent living units further supports 
Housing Elements 26 by providing a range of housing types for seniors to live in accessible 
housing with services.



C.U.P. Decision Criteria
The Conditional Use is consistent with the Redmond Zoning Code and the Comprehensive Plan 
continued;

c. HO-27:  The proposed additional of both the assisted living building with 54 units 
and the independent living building with 42 units will add a total of 96 units to the 
existing Emerald Heights campus. Theses additional units support the Housing 
Element 27by providing additional opportunities to Redmond residents to remain 
in their own neighborhood as housing needs change. 
d. LU-6:  The proposed buildings are appropriate as infill development on a vacant 
portion of the subject site, as it complies with all requirements set-forth in the R-6 
(Single-Family Urban Residential) zone, which is consistent with an approved 
Rezoning established as Ordinance 2607 with an effective date of June 30, 2011.  
The Rezoning changed the existing zoning from R-4 to R-6.  Specifically, the 
building height as measured from average finished grade is consistent with the 
maximum height of 35 feet as allowed within the subject zone.  The 35 feet is 
height is consistent with what is allowed for the existing single-family residences 
adjacent to the project, zoned as R-4 (Single-Family Urban Residential) zone.  
Additionally, the building is consistent with other existing buildings within the 
Emerald Heights campus with respect to height, bulk and design.  Finally, the 
building is setback more than required by Code and is further screened by both 
existing and proposed trees that exceed minimum Code requirements 



C.U.P. Decision Criteria
The Conditional Use is consistent with the Redmond Zoning Code and the Comprehensive Plan 
continued;

c. LU-3: Comprehensive Plan Land Use Element 3 is supported as both the 54 
unit assisted living building and 42 unit independent living building can be built as 
adequate public facilities and services can be provided.  This is further supported 
by the City’s transportation engineer who indicates that no new traffic mitigation 
will be required for the proposed.  The proposal has also been reviewed by 
stormwater, fire, utility and planning and all have deemed the project complete and 
will provide minimal impacts.  Therefore, adequate facilities and services can be 
provided.
d.  LU-29:  Emerald Heights proposes to add 54 assisted living and 42 
independent living units to their existing campus.  The additional 96 housing will 
contribute to the range of housing stock for all economic segments and provide 
choices for people with special needs related to age, health or disability.  
Therefore, LU-29 is supported through the proposed assisted and independent 
living buildings to be added to the campus.



2.  The Conditional Use is designed in a manner, which is compatible with 
and responds to the existing or intended character, appearance, quality of 
development and physical characteristics of the subject property and 
immediate vicinity;
Response:  The proposal conforms to the site requirements set forth in the R-
6 (Single-Family Urban Residential) zone and regulations and procedures 
[RZC 21.08.090(C)].

3. The location, size, and height of buildings, structures, walls and fences, and 
screening vegetation for the Conditional Use shall not hinder neighborhood 
circulation or discourage the permitted development or use of neighboring 
properties.
Response: The proposal conforms to the applicable R-6 (Single-Family 
Urban Residential) zone regulations [RZC 21.08.090(C) and RZC 21.32].  
The application was deemed complete on June 14, 2018 and fulfilled all 
applicable submittal requirements on file with the Planning Department at 
the time of the submittal.  

C.U.P. Decision Criteria



4. The type of use, hours of operation, and appropriateness of the use in relation 
to adjacent uses minimize unusual hazards or characteristics of the use that 
would have adverse impacts;
Response:  The proposed Retirement Residence use is appropriate given its 
intended use and is a complimentary use to the existing residential 
neighborhood; there are no anticipated adverse impacts related to the project.  
The applicant has mitigated concerns with revised building designs, 
additional landscaping and setbacks.

5. The Conditional Use is such that pedestrian and vehicular traffic associated 
with the use will not be hazardous or conflict with existing and anticipated 
traffic in the neighborhood.  
Response:  The proposed Retirement Residence use will be adequately 
served with City approved sidewalks and the existing rights-of-way that serve 
the subject site and neighborhood.

C.U.P. Decision Criteria



6. The Conditional Use will be surrounded by adequate public facilities or 
services, and will not adversely affect public services to the surrounding area 
and conditions are established to mitigate adverse impacts on such facilities.  
Response:  The proposed Retirement Resident use will not adversely affect 
existing public facilities or services.

C.U.P. Decision Criteria



1. The application complies with the requirements of this section and the Zoning 
Code.  
Response:  The proposal conforms to the requirements for a Retirement 
Residences use as it conforms with the site requirements set forth in the R-6 
(Single-Family Urban Residential) zone and regulations found in [RZC 
21.08.090(C)].

2. The design, scale and appearance of the development is consistent with the 
character of the existing and planned neighborhood in which it may be located.
Response: The proposal is consistent with all requirements found in the subject 
R-6 (Single-Family Urban Residential) zone.  Additionally, the applicant has 
mitigated neighbor concerns with consistency by a number of additional trees and 
planting trees larger than required by Redmond Zoning Code.  Finally, consistency 
has been further achieved through the use of colors, materials, step backs and 
setbacks to achieve a compatible appearance with the existing structures found on 
the existing campus and the residential homes to the east.  

Retirement Residences Decision 
Criteria



3. Adequate public facilities and services are available at the site to serve the 
development.
Response:  
The proposed Retirement Residences use will not adversely affect existing public 
facilities or services.

4. The development is located along a transit route, which provides all day service, 
or the applicant is proposing to provide affordable transportation services to 
transport residents to the Redmond Senior Center, library, shopping, medical 
services, and other basic needs.  If the applicant is proposing to provide 
transportation services, the applicant shall provide those uses until all day transit 
service is provided to the site.  
Response:  
The proposed Retirement Residences is located next to an existing bus stop along 
176th Avenue NE.  Additionally, shuttle transportation is already provided to 
existing residents and future residents of Emerald Heights for a variety of 
transportation needs.

Retirement Residences Decision 
Criteria



1. The Technical Committee, composed of the Departments of Planning and 
Public Works, shall review all Development Review permits with the State 
Environmental Policy Act and the RZC.
Response:  The Technical Committee reviewed and approved the proposed 
project at its October 31, 2018 meeting.

2. The Landmarks and Heritage Commission will review all Certificates and 
Appropriateness for compliance with the RZC.
Response:  The proposed Retirement Residences use and buildings are not 
required to be reviewed by the Landmarks and Heritage Commission; as 
there are no landmark designations for historic properties or any applications 
for alteration or demolition to existing historic landmark properties on the 
subject site.

Site Plan Entitlement
Decision Criteria



• Applicant submitted a complete application on June 4, 2018
• Project vested on June 4, 2018
• The proposed Assisted and Independent Living Buildings are required to 

comply with all Education Hill Neighborhood Regulations

VESTING



Recommendation
• Technical Committee recommends approval of the consolidated 

Conditional Use Permit and Site Plan Entitlement to the Hearing 
Examiner as the project complies with the requirements of the 
Redmond Zoning Code, Redmond Comprehensive Plan, Redmond 
Municipal Code and State Environmental Policy Act subject to the 
conditions of approval contained in the Technical Committee report.    
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